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Historic District Commission Submittal 
 
Date: November 4, 2022 
Subject:   Palms Apartments Building Interior & Exterior Alterations 
 HDC Submittal  
Project No: 21023.00 
Prepared By: Thomas Roberts, AIA 

 
PROJECT TEAM 
Owner – 81001 Jefferson LLC 
c/o – Great Water Opportunity Capital 
Architect – Thomas Roberts Architect 
Construction Manager – The Monahan Company 
 
DESCRIPTION OF EXISTING CONDITIONS 
The existing historic building was designed by George Mason and Albert Kahn in 1901 and is one of the 
first buildings in the country to have a poured in place concrete structure. The 60-unit, 45,000gsf 
apartment building is located in the East Jefferson Residential Historic District at the Local, State, and 
National levels.   
 
The six-story load bearing brick with concrete frame interior structure is generally in good condition. The 
TPO roof was installed approximately 10 years ago and is in good condition.  Copper flashings and trim 
are original and are in good condition.  The exterior fire escape is in good condition.  The exterior 
masonry and stone are in good condition.  The stone window sills and door thresholds are in good 
condition. The original exterior wood windows and doors are in poor condition and require replacement.  
The existing wood cornice and freeze are in fair to good condition and require minimal repair.  The 
existing wood bays on the west and north façade are in poor to fair condition and require restoration. The 
existing wood bay windows in the courtyard are in fair condition and require restoration.  The existing 
stained glass window inserts in the courtyard bay windows are in fair condition and will be stabilized.      
 
DESCRIPTION OF PROJECT 
The exterior scope of the project includes replacement of the original wood windows and doors and 
frames; the (3) large multi-story wood bays on the west and north façades will be structurally stabilized 
and restored including missing and severely deteriorated elements will be replaced in-kind with details 
and profiles to match existing; new masonry openings in the courtyard for new egress doors; minimal 
masonry and stone restoration; and the existing fire escape and main entry gates will remain and will be 
primed and painted.  New HVAC fresh air intake grilles and bathroom exhaust hoods will be added on the 
north elevation and within the courtyard.  New grilles and hoods will be painted to match the stone and 
brick.  No new mechanical equipment will be added to the roof.  New light fixtures will be added at each 
floor landing of the fire escape. There will be no new exposed conduit on the exterior. 
 
DETAILED SCOPE OF WORK 

 The following scope of work has been identified: 
 
Site 

1. There is no site work during this phase of the project. 
 

Roofing 
1. The existing TPO roofing membrane is in good condition and will not be replaced. 
2. See roof plan sheet A107 for the limited scope of work.  The limited scope of work will not be 

visible from the public right-of-way. 
 
Metal Fascia, Gutters & Downspouts 

1. Existing gutters and downspouts will remain.  No work is anticipated. 
2. Existing metal fascia will be scraped, primed, and painted. 

 
Masonry 

1. Patching and tuckpointing will be provided in areas of new masonry openings for new egress 
doors on the east and west elevations in the courtyard.  
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2. N Type mortar will be used and will match in color, texture, and tooling. 
3. (2) 24x24 mockup areas will be provided to review joint preparation grinding methods, confirm 

mortar match, and confirm cleaning procedures. 
4. Replacement brick will match, color, size, and texture.  If possible, existing brick removed for new 

openings will be reused. 
5. Stone window sill and door threshold replacement identified will be in-kind and match in size, 

color, texture, and profile. If possible, existing stone removed for new openings will be reused. 
6. Masonry cleaning in areas of new work requires the gentlest means possible. Chemical, acid, 

abrasive, and blasting methods will not be allowed. Low pressure power wash with water and 
bristle brushes will be acceptable means of cleaning. 

 
Windows & Doors 

1. Existing wood windows and frames will be removed and replaced with historic aluminum 
windows.  It is intended that the new windows match the existing in configuration, function, profile 
and color. Glazing will be 1” insulated with clear low-e finish.  There will be no exterior screens. 

2. Existing steel windows and frames will be removed and replaced with historic aluminum windows.  
It is intended that the new windows match the existing in configuration, function, profile and color. 
Glazing will be 1” insulated with clear low-e finish. There will be no exterior screens. 

3. Existing wood doors and frames will be removed and replaced with insulated hollow metal doors 
and frames.  It is intended that the new doors and frames are similar to the existing in 
configuration, function, profile and color.  All new hollow metal doors and frames are located in 
the courtyard and are on non- primary elevations.  Glazing will be 1” insulated with clear low-e 
finish. There will be no exterior screen doors. 

4. Existing glass bock windows will be removed and replaced with historic aluminum windows.  It is 
intended that the new windows match existing in configuration, function, profile and color. Glazing 
will be 1” insulated with clear low-e finish.  Note: not all the glass block windows will be removed 
and replaced.  See exterior elevations for locations. There will be no exterior screens. 

5. Existing stained glass window inserts in the courtyard bay windows located on the north elevation 
at the stair landings will remain and be stabilized.  Complete restoration of the stained glass is not 
included in the scope of work.  

6. Existing wood windows and frames will remain in the basement commercial space at locations 
identified on the east elevations. 

7. Existing storm window system will be removed at locations identified on the east elevation. 
 

Carpentry 
1. The (3) large multi-story bays on the west and north elevations will be structurally stabilized and 

restored.  All missing and severely deteriorated wood elements will be repaired or replaced in-
kind with details and profiles to match existing.   

2. The small wood bay windows at the main stair landings on the north elevation in the courtyard will 
be restored.  All missing and severely deteriorated wood elements will be repaired or replaced in-
kind with details and profiles to match existing.   

3. All exterior wood will be primed and painted. 
 

Painting 
1. There is NO painting of masonry and stone on this project. 
2. Existing wood window frames and sash scheduled to remain will be primed and painted.  Paint 

color to match existing (SW2009 Sandstone). 
3. The three (3) large multi-story wood bays on the west and north elevations will be primed and 

painted.  Paint color to match existing (SW2009 Sandstone). 
4. The small wood bay windows at the main stair landings on the north elevation in the courtyard will 

be primed and painted.  Paint color to match existing (SW2009 Sandstone). 
5. Existing steel fire escape and alcove support brackets will be primed and painted. Paint color to 

match existing (black). 
6. Existing decorative security gates at the main entrance to be primed and painted.  Paint color to 

match existing (black). 
7. Existing metal fascia, gutters, and downspouts will be primed and painted.  Paint color to match 

existing ( SW2009 Sandstone). 
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8. Existing storm windows scheduled to remain will be primed and painted.  Paint color to match 
windows (SW2009 Sandstone). 

9. Existing wood main entry doors will be restored and refinished.  Finish to match existing (stain). 
10. Existing grilles and louvers scheduled to remain will be primed and painted. Paint color to match 

windows (SW2009 Sandstone). 
 

Lighting 
1. Existing wall sconces and pendant light at the main entrance will remain. 
2. Existing pendant light at tenant side entrance will remain. 
3. New wall sconces will be added at each floor level at the exterior doors at the fire escape.  See 

exterior elevations for locations. 
 
HVAC 

1. New bathroom exhaust vents and fresh air intake louvers will be added to the non-primary east 
and west elevations in the courtyard and the buildings north elevation. 

2. New exhaust vents and intake louvers will be painted to match the brick or stone. 
3. No new mechanical equipment will be added to the roof. 
4. Existing grilles and louvers to remain will be primed and painted. 

 
Miscellaneous 

1. Existing canvas entry canopies at the main entrance on the south elevation and the side entrance 
on the east elevation will be removed including the removal of all anchors and support members.  
Great care will be taken to not damage original material.  Anchor holes will be filled with patching 
mortar and will match color and texture. No new canopies will be installed. 

2. All existing exposed conduit will remain unless it is determined to be abandoned or obsolete.  
There will be no new conduit installed on the exterior of the building. 

3. Existing signage to remain.  No new signage will be installed. 
 
The following documents have been included with this submission: 

1. HDC Review Application 
2. Detailed scope of work summary 
3. Existing exterior building condition photo survey 
4. Existing exterior window & door photo survey 
5. Renovation building plans and exterior elevations 
6. Existing window and door details 
7. Proposed Quaker window detail drawings and specifications 
8. Proposed exterior products and finishes including windows, light fixture, vents, and grills. 
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